AGENDA
PLANNING & ZONING COMMISSION
TUESDAY, JANUARY 26, 2016

The Planning and Zoning Commission will convene into a Work Session at 6:00 p.m. in the City Hall
Conference Room at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items
will be considered:
i.

Call to Order.

ii.

Discuss the Planning and Zoning Commission’s response to City Council’s charge to prepare
information for Council’s consideration with respect to the Commissions function(s).

iii.

Discuss items on the regular agenda.

iv.

Adjourn.

The Planning and Zoning Commission will convene into a Regular Meeting at 6:30 p.m. in the City Hall
Chambers at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items will be
considered:
A. CALL TO ORDER
1. Update Report from Staff.
B. CONSENT AGENDA
1. Minutes of the Planning and Zoning Commission Meeting of January 12, 2016.
C. ITEMS FOR INDIVIDUAL CONSIDERATION
1. Conduct a public hearing and make a recommendation on a request for a Special Use Permit to
allow an accessory building that does not meet the requirements in Section 77-303 of the Rowlett
Development Code. The subject property is located at 3801 Castle Drive further described as
being Lot 4, Block 1 of the Castle Park Estates, City of Rowlett, Dallas County, Texas.
2. Conduct a public hearing and make a recommendation to City Council regarding a request for a
rezoning from a Single Family-8 Zoning District to a Planned Development District with an
underlying base district of Multi-Family Attached Residential Townhouse (MF-TH) for the purpose
of constructing 12 townhomes. The subject property is located at 10206 Liberty Grove Road
further described as being 3.149 +/- acres in the Harrison Blevins Survey, Abstract No. 94 and the
Hanse Hamilton Survey, Abstract No. 858, City of Rowlett, Dallas County, Texas.
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3. Conduct a public hearing and make a recommendation on a request to amend previously
approved Planned Development Ordinance 022-15 specifically as it pertains to exterior building
materials. The subject property is located at 5500 Rowlett Road, being a 5.50 +/- acre portion of a
12.79 +/- acre parcel located in Tract 14 of the John M. Thomas Survey, Abstract 1478, Page 460,
City of Rowlett, Dallas County, Texas.
4. Consider and make a recommendation to City Council regarding a tree mitigation plan and related
tree removal permit application for more than three trees associated with the Briarwood
Armstrong Addition. The subject property is located at 3001 Lakeview Parkway, further described
as Lots 1-4 and 7, Block A of Briarwood Armstrong Addition, City of Rowlett, Dallas County, Texas.
D. ADJOURNMENT
NOTE: THE PLANNING AND ZONING COMMISSION MAY RETIRE AND CONVENE INTO EXECUTIVE,
CLOSED SESSION ON ANY MATTER RELATED TO ANY OF THE ABOVE AGENDA ITEMS FOR THE
PURPOSES OF PRIVATE CONSULTATION WITH THE CITY ATTORNEY UNDER SECTION 551.071
OF THE TEXAS GOVERNMENT CODE.
NOTE: THE CITY OF ROWLETT MEETING ROOMS ARE ACCESSIBLE IN ACCORDANCE WITH THE
AMERICANS WITH DISABILITIES ACT AND PARKING SPACES ARE AVAILABLE. REQUESTS FOR
ACCOMMODATIONS OR INTERPRETIVE SERVICES MUST BE MADE 48 HOURS PRIOR TO THIS
MEETING. PLEASE CONTACT THE PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT
FOR FURTHER INFORMATION.

Garrett Langford, Principal Planner
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MINUTES OF THE WORK SESSION AND REGULAR MEETING
OF THE PLANNING & ZONING COMMISSION
OF THE CITY OF ROWLETT, TEXAS, HELD IN THE MUNICIPAL CENTER
4000 MAIN STREET, AT 6:00 P.M., January 12, 2016
PRESENT: Chairman Michael Lucas, Vice-Chairman Jonas Tune, Commissioners
James Moseley, Thomas Finney, Chris Kilgore, Lisa Estevez, Alternates Stephen
Ritchey, Kim Clark
STAFF PRESENT: Director of Development Services Marc Kurbansade, Principal Planner
Garrett Langford, Urban Design Manager Daniel Acevedo, Development Services
Coordinator Lola Isom
WORK SESSION
i.

Call to Order
Vice Chairman Michael Lucas called the Work Session to order at 6:00 p.m.

ii.

Discuss items on the regular agenda
Vice Chairman Lucas asked that staff provide a short overview of each item on the
regular agenda.
Garrett Langford, Principal Planner, provided the update from staff. He reminded
the Commissioners of the upcoming North Texas Planning Symposium training to
be held on Friday, January 15, 2016, at the Garland Event Center and asked those
that signed up to pick up their tickets from him after the meeting.
Mr. Langford then gave the Commission the opportunity to discuss the election of
Chairman and Vice-Chairman. The Commission chose to defer that discussion to
the regular meeting.
Mr. Langford then begin providing an overview of each item on the agenda. There
was no discussion for item B.2, the Final Plat for Munoz Addition.
He provided a brief summary of item C.1, a Special Use Permit (SUP) request for
an accessory building located at 2905 Weems Way. He stated that this request is
unique in that there are additional deed restrictions in place for this
neighborhood. While the City does not inforce deed restrictions, staff did inform
the applicant that he needed to talk to his neighbors regarding the deed
restrictions. The applicant chose to proceed with a design option that does not
meet the deed restrictions and as such staff is recommending denial. In addition,
he clarified that two of the public hearing responses included in the packet that
were marked “in favor” were changed as of the day of the meeting when the
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property owners visited city offices to revised their responses by marking “in
opposition” to the request. Mr. Langford then asked if the Commission wanted to
have any additional discussion this time. Commissioner Lisa Estevez asked which
standards take precedence between lot coverage and the maximum accessory
building size since in this case there is plenty of lot coverage to accommodate the
request, but the proposal is significantly larger than the base accessory structure
standard. Mr. Langford explained that one does not carry more weight than the
other and in order to be approved it would have to meet both requirements and
the SUP process allows the Commission and Council to factor in circumstances
such as lot size. Vice-Chairman Lucas reiterated that the applicant had produced
a plan that would be in conformance with the deed restrictions, but is choosing to
proceed with the one that is not. Commission James Moseley stated that based
on the staff report it was his understanding that staff would consider changing
their recommendation to approval if the plan meeting the deed restrictions
moved forward. Mr. Langford confirmed that those comments were accurate.
Marc Kurbansade, Director of Development Services, interjected that based on
the number of responses received from the neighbors this will be a case that staff
monitors to determine if a super majority vote will be required at City Council.
There were no additional questions or discussions on this item.
Mr. Kurbansade provided the overview for item C.2, the North Shore South
rezoning case. He stated that the subject property falls within the Northshore area
in the Comprehensive Plan and then more specifically within the North Shore
South Zoning District. He stated that the proposed rezoning is in line with the
Comprehensive Plan as it calls for low to moderate density single family homes in
this area. He said that when evaluating the proposal, staff focused on what the
important items were at the time of the North Shore South rezoning, which
included: buffering the existing homes on Larkin Lane from the shift in density that
would take place to the north. This was accomplished through adopting a Rural
Neighborhood zoning district adjacent to Larkin Lane and then transitioning
directly to the Urban Neighborhood District to the north at the time of the North
Shore South adoption in 2014. Mr. Kurbansade stated that in reviewing this from
a different perspective it would seem that the jump from Rural to Urban
Neighborhood left out an obvious transitional zone in that the New Neighborhood
District is more dense than Rural, but less dense that Urban Neighborhood. He
stated that both scenarios meet the intent of the Comprehensive Plan as both are
considered low to moderate density residential product types. He then discussed
the market demand for Rural Residential lots stating that there is an estimated
absorption rate of one to two homes every two to three months. He stated that
developers who have shown interest in this area have conveyed that in order to
develop under the current zoning they would have to consider the Rural
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Residential lots “throw away lots” and focus on developing the Urban
Neighborhood lots due to market conditions, which ultimately does not create a
neighborhood atmosphere as is the intent of the comprehensive plan. Those
discussions with developers and the property owner lead staff to contemplate
how the intent of the code can be met, while providing adequate buffers for the
adjacent neighbors on Larkin Lane, and meeting current market demands. The
New Neighborhood District with a heavily landscaped 40 foot buffer is a viable
option to achieve all three of those objectives. He provided an overview of the
warrant request to go from 49 foot lots to 50 foot lots in the Cottage Category and
allowing larger homes to be built than the base standards.
Commissioner Mosley asked for clarification about density. Mr. Kurbansade said
that the New Neighborhood District is in essence the average of the Rural and
Urban Neighborhood Districts, but will end up being slightly less dense than the
current zoning because Urban Neighborhood is such a dense district.
Commissioner Thomas Finney asked what the surrounding zoning was. Mr.
Kurbansade answered that it is SF-40 to the south and then Urban Neighborhood
leading up to Commercial Center to the north towards Merritt Road and PGBT.
This is the only Rural Neighborhood area in the North Shore South District.
Commissioner Finney stated that as he sees it, the current zoning does not truly
provide a transition to the denser zoning district to the north, but rather provides
a progression from low density to low density to high density. Whereas the New
neighborhood proposal will allow for a transition from low density to medium
density to high density.
iii.

Adjourn
With no further discussion Vice-Chairman Lucas adjourned the work session at
6:25 p.m. and stated that the Commission would reconvene in the Council
Chambers at 6:30 for the Regular Session.

REGULAR MEETING
PRESENT: Chairman Michael Lucas, Vice-Chairman Jonas Tune, Commissioners
James Moseley, Thomas Finney, Chris Kilgore, Lisa Estevez, Alternates Stephen
Ritchey, Kim Clark (voting member)
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STAFF PRESENT: Director of Development Services Marc Kurbansade, Principal Planner
Garrett Langford, Urban Design Manager Daniel Acevedo, Development Services
Coordinator Lola Isom
A. CALL TO ORDER
Vice-Chairman Lucas called the Regular Meeting to order at 6:30 p.m.
1. Update Report from Staff.
Mr. Langford reiterated his reminder about the North Texas Planning Symposium that
was mentioned in the work session.
2. Elect a Chairman and a Vice-Chairman.
Vice-Chairman Lucas opened up the floor for nominations. Commissioner Mosely
nominated Michael Lucas for Chairman and Commissioner Estevez seconded the
nomination. The nomination was approved unanimously with a 7/0 vote. Commissioner
Mosely then nominated Jonas Tune for Vice-Chairman and Commissioner Chris Kilgore
seconded the nomination. The nomination was approved unanimously with a 7/0 vote.
B. CONSENT AGENDA
1. Minutes of the Planning and Zoning Commission Meeting of December 8, 2015.
Commissioner Estevez made a motion to approve the minutes as presented and Commissioner
Mosely seconded it. The motion carried with a 7/0 vote.
2. Consider and take appropriate action on a Final Plat for Munoz Addition located at 2525 Fuqua
Road further described as being 0.2577 acres out of the Charles D. Merrell Survey, Abstract
957, City of Rowlett, Dallas County, Texas.
Commissioner Estevez made a motion to approve the item and Vice-Chairman Tune seconded it.
The motion carried with a 7/0 vote.
C. ITEMS FOR INDIVIDUAL CONSIDERATION
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1. Conduct a public hearing and make a recommendation on a request for a Special Use Permit to
allow an accessory building that does not meet the requirements in Section 77-303 of the
Rowlett Development Code. The subject property is located at 2905 Weems Way being further
described as being Lot 11, Block 1, Toler Ridge Addition, City of Rowlett, Dallas County, Texas.
Mr. Langford presented the item to the Commission. He stated that the reason for the SUP is for
an accessory building that exceeds the maximum size requirement that can be allowed by right by
the Rowlett Development Code. He provided a location map to orient the Commissioners to the
site. He provided an overview of the setback and lot coverage requirements. He explained that
this request is unique in that there are additional deed restrictions in place for this neighborhood
that are more restrictive than the City’s zoning requirements. While the City does not inforce deed
restrictions, staff has informed the applicant that they cannot support a design that is in direct
conflict with the deed restrictions. The applicant was informed of the deed restrictions and
encouraged to reach out to his neighbors to discuss the implications of the restrictions on his
proposed accessory building. Mr. Langford stated that the applicant has worked through an
alternative design that would meet the deed restrictions, but has chosen not to pursue it at this
time due to cost concerns. As such, staff is recommending denial of the request. He provided an
overview of the public hearing responses and concluded his presentation.
Chairman Lucas opened the public hearing. The following people spoke in opposition of the item:
Jennifer Glick
3010 Weems Way
Rowlett, TX
Pattie Sade
2902 Weems Way
Rowlett, TX
Irene Proce
2906 Weems Way
Rowlett, TX
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John Shoemaker
3101 Weems Way
Rowlett, TX
A summary of their concerns are as follows: the proposal will lower property values, the proposal
violates the deeds restrictions that they complied with at the time of building their homes and/or
accessory buildings, concerned about the size of the building and that it might be used as a
commercial business instead of just a personal garage.
The following people spoke in favor of the item:
Randy Hoedebeck
Stated that he lives in Rowlett, but no address was given. He went on to say that he is the general
contractor working with the homeowner and that he has built numerous homes in Rowlett over
the years and does quality work. He stated that the homeowner is willing to consider the second
option if that is what is needed to get the building constructed.
Elizabeth Horsman
2905 Weems Way
Rowlett, TX
She stated that she is the homeowner and is aware of several accessory buildings in the area that
do not meet the deed restrictions. Furthermore, her husband owns six cars and if the garage is
built, then they will not be on the street. She stated that they have tried to provide a proposal
that is aesthetically pleasing and will fit well with the neighborhood and asked the Commission to
consider that when making their decision.
With no additional comments, Chairman Lucas closed the public hearing and requested comments
from the Commission. Commissioner Kilgore stated that in a general sense he is not concerned
with the actual accessory building and does not think it would detract from the neighborhood;
however, he is not inclined to discount the deed restrictions that are in place and for that reason
he is opposed. Commissioner Finney echoed Commissioner Kilgore’s thoughts and added that he
would encourage the property owner to work towards a consensus with the neighbors instead of
trying to fight the deed restrictions. Chairman Lucas stated that he agreed with the other
Commissioners and couldn’t support the proposal in light of the current deed restrictions.
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Commissioner Kilgore made a motion to recommend denial of the item and Commissioner Finney
seconded the motion. The motion carried with a 7/0 vote.

2. Conduct a public hearing and make a recommendation on a rezoning request from Rural
Neighborhood and Urban Neighborhood Form Based Districts to the New Neighborhood Form
Based Zoning District for the purposes of building a pedestrian-oriented, single family
neighborhood. The subject property is located in the North Shore South District as identified in
the Realize Rowlett 2020 Comprehensive Plan, being 3200 and 3600 Hickox Road, further
described as 61.96 +/- acres of land situated in the Reason Crist Survey, Abstract No. 225, City
of Rowlett, Dallas County, Texas.
Mr. Kurbansade came forward to present the request. He provided a location map to help orient
the Commissioners to the subject property. He provided an overview of the intent of the North
Shore Area from the perspective of the Comprehensive Plan and the subsequent North Shore
South Zoning District that was approved in April 2014. More specifically, he stated that single
family homes in this area were to be limited and used as a transition from the existing homes
along Larkin Lane and Toler Road to more dense commercial development to the north. He stated
that the zoning that was approved previously accomplished that transition through the use of
the Rural Neighborhood and Urban Neighborhood Districts. He stated that as staff started
receiving interest in this area for different product types than what would be allowed under the
current zoning, the main objective was to evaluate them in light of the intent of the
comprehensive plan and if they provide as good of, if not better, buffer than the current zoning.
He stated that in his opinion, this proposal utilizing the New Neighborhood District accomplishes
both of those objectives. He provided a detailed overview of the proposed buffer. He provided
an overview of the development process and highlighted the fact that since this is proposed as a
Form Based District the zoning will be the only step in the process where the Commission and
City Council will have discretionary approval. All other approvals with the exception of plats,
which are ministerial in nature, will be administrative. He stated that he was not going to go
through all the rezoning criteria individually in the presentation since it was provided in detail in
the staff report, but did highlight the buffer, open space and road network shown on the
framework plan and the three major warrant requests pertaining to lot size and housing size. He
then presented the public hearing responses stating that within the 200 foot buffer area staff
received three in opposition and zero in favor. With that he stated that staff recommends
approval and concluded his presentation.
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Chairman Lucas asked if there was any discussion or questions from the Commission at this time.
Commissioner Finney asked why the major warrants were considered major and not minor. Mr.
Kurbansade explained that this is an area where staff has a level of discretion and if the request
had only been for a limited number of lots, then it likely would have been considered minor
because the request in and of itself is minor. However, since the applicant is requesting a blanket
approval for the entire subdivision staff deemed it worthy of a major warrant and public
discussion. Commissioner Finney then asked if there was any concern with an approval like this
setting precedence to which Mr. Kurbansade replied no. He explained that staff typically likes to
address warrants later in the process with the development plan when more details are know;
however, in this case these warrants were minor enough that he deemed it appropriate to
present with the zoning case. With no additional questions or comments Chairman Lucas opened
the public hearing.
The following people spoke in favor of the item:
Christopher Jackson
600 N. Pearl St., Ste. 650
Dallas, TX 75201
Mr. Jackson came forwarded and stated that he is the applicant in this case. He provided a list of
past developments that his company has worked on and stated that they strive to promote
quality in all their developments and cater to a move up buyer. He went on to emphasize that
they have put forward a major effort to understand the intent of Realize Rowlett 2020 and the
vision for the area. He highlighted the areas of the plan such as open space, drainage, trails,
housing selection, design requirements etc. that meet the City’s vision for the area. He spent the
majority of his time highlighting the buffer feature and explaining how they were using it as a
transition element from Larkin Lane. He provided his perspective on the major warrant requests.
He concluded stating that his company is known for building neighborhoods and that is what they
want to do on this property because they believe in Rowlett’s vision.
Mr. Kurbansade returned to the podium to reiterate that only one warrant was included in the
packet. The other two were late additions and pertain to the housing sizes.
The following people spoke in opposition to the item:
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Jim McDougal
3205 Larkin Lane
Rowlett, TX
Leon Hooseman
3201 Larkin Lane
Rowlett, TX
A summary of their concerns are as follows: proposed lot sizes, the proposal will lower property
values, inadequate buffer because there is no fence or true barrier between their backyard and
the trail system, lack of full warrant list on the notices, previous zoning was discussed at length
and agreed to by the homeowners because there were to be like sized lots backing up to their lots
and this proposal is nowhere close to what was agreed to.
With no additional speakers, Chairman Lucas closed the public meeting and called for more
discussion or a motion. Commissioner Kilgore made a motion to recommend approval of the item
as presented and Commissioner Finney seconded the motion. The motion passed with a 5-2 vote
with Commissioner Mosley and Alternate Kim Clark casting the opposing votes.
Mr. McDougal spoke from the audience and said that he had not seen the breakdown of the votes
and asked for a show of hands again. Chairman Lucas honored the request and the Commissioners
indicated their vote by a show of hands.

D. ADJOURNMENT
Chairman Lucas adjourned the meeting at 7:43 p.m.

______________________________
Chairman

______________________________
Secretary
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AGENDA DATE: 01/26/2016

AGENDA ITEM: C1

AGENDA LOCATION:
Individual Consideration
TITLE
Conduct a public hearing and make a recommendation on a request for a Special Use Permit to
allow an accessory building that does not meet the requirements in Section 77-303 of the Rowlett
Development Code. The subject property is located at 3801 Castle Drive further described as
being Lot 4, Block 1 of the Castle Park Estates, City of Rowlett, Dallas County, Texas. (SUP692015)
STAFF REPRESENTATIVE
Garrett Langford, AICP, Principal Planner
SUMMARY
The property owners are requesting a Special Use Permit (SUP) to allow them keep a 1,500
square-foot metal accessory building on their property at 3801 Castle Drive (Attachment 1 –
Location Map). An SUP is needed as the accessory building does not meet the material and size
requirements in Section 77-303 of the Rowlett Development Code (RDC).
BACKGROUND INFORMATION
The subject property at 3801 Castle Drive is a 0.895 acre lot zoned Single Family 40 with a 2,467
square-foot single-family home located in the Castle Park Estates subdivision located north of
Merritt Road. The accessory building was built without a building permit and the applicant was
ordered to stop working on the building until they obtain a building permit. A building permit will
not be granted unless an SUP is approved by City Council. If the SUP is not granted, then the
applicant will be required to remove the structure or modify it by bringing it in compliance with the
RDC requirements. The applicant indicated that the purpose of the accessory building is to store
their boat, tractor and tools.
The incomplete accessory building totals 2,000 square feet in size when including the canopy that
is attached along the front of the building. The case was advertised as a 1,500 square-foot building
based on the dimensional drawing provided by the applicant (Attachment 2 – Site Plan). Staff did
not learn of the true size of the building until visiting the site and measuring the building including
the attached canopy. The applicant was informed that they could revise their application for a
2,000 square-foot building and reschedule the public hearings. The applicant chose to move
forward with the request for a 1,500 square feet accessory and will remove the attached 500
square-foot canopy. Should the SUP be approved, then applicant will enclose the structure on all
sides and add trim work to the edges of the building. The accessory building is located seven feet

from the side property line to the north and 16 feet from the rear property line to the west. The
exterior of the accessory building consists of white metal r-panel (Attachment 3 – Building
Pictures). The structure is 18 feet in height and does not exceed the height of the house.
DISCUSSION
The RDC permits an accessory building that does not meet the size and material requirements
with the approval of a Special Use Permit. The approval criteria for an SUP are outlined in Section
77-206 of the RDC. The Planning and Zoning Commission should consider the request based on
these approval criteria as detailed below. Staff has added additional commentary in bold italics
beneath each point of consideration where applicable.
Section 77-206.D. Approval Criteria. Recommendations and decisions on Special Use Permits
shall be based on consideration of the following criteria:
1. The proposed Special Use Permit is consistent with the Comprehensive Plan and other
infrastructure-related plans, all applicable provisions of this Code, and applicable state and
federal regulations;
The subject property is not located within one of the 13 opportunity areas in the Realize
Rowlett 2020 Comprehensive Plan. However, the Guiding Principles in the Plan should
be considered in decisions about zoning. The most relevant principle to this zoning
request is the principle of “value existing neighborhoods.” Some of the properties
within the Castle Park Estates subdivision according to Dallas Central Appraisal
District have existing oversized accessory buildings ranging from 720 square feet to
1,200 square feet in size. Site visit confirm that a few of the oversized accessory
buildings have metal exteriors. A request for an oversized metal accessory building in
this subdivision is not out of context with the surrounding properties.
2. The proposed Special Use Permit is consistent with the purpose and intent of the zoning
district in which it is located;
Accessory buildings are allowed in residential zoning districts provided they meet the
requirements previously mentioned. The table below shows what is required versus
what is being proposed. The accessory building meets the setback and lot coverage
requirements, but it will exceed the maximum size of 500 square feet. The lot coverage
was calculated by including all existing structures and impervious surfaces with the
proposed structure.
Use standard
Max. size
Max height
Min. side yard setback
Max Lot Coverage
Max Rear Yard Coverage

Regulation
500 square feet
35 feet
3 feet
45%
35%

Proposed Structure
1,500 square feet
18 feet
7 feet
17%
10%

3. Whether the proposed Special Use Permit meets the challenge of some changing condition,
trend, or fact;
The applicants are requesting a Special Use Permit to construct an accessory structure
that does not meet the before mentioned requirements.
4. Whether the proposed Special Use Permit will protect or enhance the health, safety, morals,
or general welfare of the public;
The proposal should not negatively affect the health, safety, morals or general welfare
of the public.
5. Whether the municipality and other service providers will be able to provide sufficient
transportation and utility facilities and services to the subject property, while maintaining
sufficient levels of service to existing development;
Adequate utilities, access roads and drainage facilities are being provided for the
subject property. This SUP will not increase any demands on utilities.
6. Whether the proposed Special Use Permit is consistent with or will have significant adverse
impacts on other property in the vicinity of the subject tract; and
Oversized metal accessory buildings are common in larger lot subdivisions such as
Castle Park Estates. The aesthetics of the building should be improved when it is
completed and by adding trim work to the edges of the building.
7. The suitability of the subject property for the existing zoning and the proposed use sought by
the Special Use Permit;
The size of the structure raise some concerns that it may be out of proportion with the
size of house and the size of the subject property which is a little under an acre. The
1,500 square-foot accessory building is more than half of the size of the 2,467 squarefoot house. It is Staff’s opinion, the size of the accessory building in relation to size of
the home and the property is out of proportion and therefore is not suitable for the
subject property.
It is staff’s opinion that the request for a 1,500 square-foot accessory building is not appropriate
and does not recommend approval. The Planning and Zoning Commission has the option to
recommend approval of a smaller oversized accessory building than what is being request.
Public Notice
On January 8, 2016, a total of 12 notices were mailed to property owners within 200 feet and a
total of 10 courtesy notices were mailed to property owners within 500 feet. As of January 22,

2016, two public notice was received in favor of the request (including one from the applicant)
while one was received in opposition. No responses were received from the 500-ft courtesy
notices. The responses are available in Attachment 4 – Returned Public Notices.
Staff published the Legal Notice in the Dallas Morning News on January 15, 2016, and placed a
zoning sign on the subject property on January 7, 2016, in accordance with the Rowlett
Development Code.
FISCAL IMPACT/BUDGET IMPLICATIONS
N/A
RECOMMENDED ACTION
Staff does not recommend approval of the request. Should the Planning and Zoning Commission
recommend approval of the request, Staff suggests adding a stipulation requiring at least a six
inch trim on all edges of the accessory building.
ATTACHMENTS
Attachment 1 – Location Map
Attachment 2 – Site Plan
Attachment 3 – Building Pictures
Attachment 4 – Returned Public Notices

Location Map: 3801 Castle Drive

ATTACHMENT 2

ATTACHMENT 2

ATTACHMENT 3

3801 Castle Drive

ATTACHMENT 3

3801 Castle Drive

ATTACHMENT 3

3801 Castle Drive

ATTACHMENT 4

ATTACHMENT 4

ATTACHMENT 4

AGENDA DATE: 01/26/2016

AGENDA ITEM: C2

AGENDA LOCATION:
Individual Consideration
TITLE
Conduct a public hearing and make a recommendation to City Council regarding a request for a
rezoning from a Single Family-8 Zoning District to a Planned Development District with an
underlying base district of Multi-Family Attached Residential Townhouse (MF-TH) for the
purpose of constructing 12 townhomes. The subject property is located at 10206 Liberty Grove
Road further described as being 3.149 +/- acres in the Harrison Blevins Survey, Abstract No. 94
and the Hanse Hamilton Survey, Abstract No. 858, City of Rowlett, Dallas County, Texas.
(PD41-2015)
STAFF REPRESENTATIVE
Garrett Langford, AICP, Principal Planner
SUMMARY
The applicants are requesting to rezone 3.149 +/- gross acres ( 2.57 +/- net acres) located at
10206 Liberty Grove Road (Attachment 1 – Location Map) from a Single Family-8 Zoning
District (SF-8) to a Planned Development District in order to build a 12-unit townhome
development. The purpose of this item is to present the request to the Planning and Zoning
Commission for their recommendation to the City Council.
This case was tabled from the Planning and Zoning Commission meeting on December 8, 2015,
to allow the applicant to discuss the proposal with Staff and the adjacent property owners. The
applicants modified the proposed concept plan by decreasing the number of townhome lots
from 14 to 12, increasing the lot widths to 30 feet, identifying an internal trail network and
increasing the buffer from the south property line from 5 feet to 15 feet. The public hearing was
closed on December 8th meeting; however, staff re-advertised this case to have public hearings
at the January 26th Planning and Zoning Commission meeting and February 16th City Council
meeting.
BACKGROUND INFORMATION
The subject property is located in the “Lakeside Living Sub-Area,” which is one of the 13
opportunity areas identified in City’s Comprehensive Plan, Realize Rowlett 2020 (Attachment 2).
When the plan was initially adopted in 2011, it was understood that the City would take an
active role in rezoning several of the priority opportunity areas. This was accomplished through
the adoption of the Form Based Code (FBC) and subsequent rezoning of Downtown, Signature
Gateway, Healthy Living, Woodside Living and The North Shore. It was determined that the

remaining eight opportunity areas, including Lakeside Living, would be addressed as
development opportunities arose.
Shortly after adopting Realize Rowlett 2020, it was acknowledged that the vision for the
Lakeside Living Sub-Area would not be fully realized due to the fact that the Water’s Edge
Subdivision located along the lake was previously zoned for a conventional single family
development and the property owners intended to follow through with the previously approved
plan. The Water’s Edge Subdivision has since been constructed and is in the final phase of
buildout. With that said, the City Council chose to keep the Lakeside Living Sub-Area in the
comprehensive plan in order to address the remaining available area, including the subject
property. The image below shows the Lakeside Living Sub-Area in yellow with the subject
property noted with the red star and Water’s Edge noted in the red dashed outlined.

The main way that the City Council has chosen to implement the vision and guiding principles
outlined in the comprehensive plan has been through the adoption of the Form Based Code
(FBC) and subsequent rezonings to Form Based Districts. This has been deemed the best way
to implement the development regulations necessary to ensure efficient development patterns

and high quality design elements in these key areas. This process involves master planning a
sufficiently sized area to determine the proper location for connection points, open spaces,
utilization of natural features, block structures and transitions with existing uses. This master
planning process has been utilized in the adoptions of previous FBC districts such as the North
Shore, Woodside Living, Signature Gateway, Healthy Living and Downtown. The area outlined
in blue, which is approximately 25 acres, on the image below is sufficiently sized to master plan
for a future Form Based District.

Master planning this area across multiple properties with different property owners presents a
number of challenges. However, it is Staff’s opinion that this will be necessary to ensure the
best possible development pattern that carries out the vision for Lakeside Living and the goals
of the Comprehensive Plan. City Council could direct staff to pursue a master planning process
for the area outlined in blue in the above image similar to the other City initiated master planning
processes previously mentioned or they could direct staff to revisit whether this area should be
included as one of the opportunity areas in the Comprehensive Plan. However, in the absence
of those directives, staff’s recommendation for this case is based on the adopted vision for
Lakeside Living as described in the Comprehensive Plan.

One of the main objectives outlined for the “Lakeside Living Sub-Area” is to create a destination
for people seeking a “unique low maintenance living environment.” There was an emphasis
placed on pedestrian connectivity and the integration of several residential product types
including “attached ownership townhomes and brownstones, detached ownership products
including patio and zero lot line homes, and some rental units.” While townhomes are listed as
one of several envisioned product types for the area, Realize Rowlett 2020 is clear that product
types should be integrated and “provide a range of options to people at all ages and stages of
their life” (Guiding Principle #3). In addition, there is a strong emphasis on Guiding Principle #9,
“balancing growth through efficient development patterns.” The best way to create an efficient
development pattern is through the master planning process similar to what has been done in
the other opportunity areas mentioned previously in this report. Staff’s main concern is that the
proposal lacks the advantages of determining how the development might fit with future
developments on the surrounding properties in a holistic way. If it is deemed acceptable to
approve this rezoning without the consideration of a holistic plan, then it leads to the question
whether it would be acceptable to rezone the next two acres to the south for a separate
development and so on and so forth, which would not lend itself to creating efficient and
sustainable development pattern.
The applicants have made modifications to their concept plan to try and appease the concerns
of the adjacent property owners to the east and to the south. The applicants modified the
proposed concept plan by decreasing the number of townhome lots from 14 to 12, increasing
the lot widths to 30 feet, identifying an internal trail network and increasing the buffer from the
south property line from 5 feet to 15 feet. The applicant has provided email exchanges between
them and the property owner, Mike Lancaster, to the south as evidence of their coordination
with the immediate neighbors. Staff verified with Mike Lancaster the accuracy of the email
exchanges before including in as Attachment 8. Staff recognizes the positive changes that have
been made by the applicant to try and address the compatibility concerns with the adjacent
property owners. However, as detailed below, it is staff’s professional opinion that the proposed
rezoning request does not meet the overall intent of the district or the overarching guiding
principles outlined in Realize Rowlett 2020. As such, staff recommends denial of the request.
DISCUSSION
Section 77-805 of the Rowlett Development Code (RDC) states that the Planning and Zoning
Commission shall consider the following when making their recommendation to the City Council
as it pertains to rezoning requests. These criteria are listed below:
1.

Whether the proposed rezoning corrects an error or meets the challenge of some
changing condition, trend, or fact;
According to the applicants’ Statement of Intent and Purpose, they are attempting
to meet the needs of individuals and couples desiring a low-maintenance,
individually-owned dwelling. Realize Rowlett 2020 identified housing diversity as a
key objective in achieving sustainability. However, it is staff’s opinion that the

proposed rezoning does not fully meet this changing condition taking into
consideration not just the product type, but how the product type is integrated and
designed for long-term sustainability within the market.
Offering a recommended housing product is only of a part of the equation to meet
the challenges facing Rowlett as they were identified in Realize Rowlett 2020. What
is equally, if not more important to creating a sustainable development is the design
and the layout of the development in context with the surrounding properties. All of
these elements must be considered in a rezoning and not just the land use. It is
staff’s opinion that the proposed Planned Development does not meet the overall
intent of Realize Rowlett 2020 as it does not include the design elements, such as
the integration of product types, connectivity to surrounding properties, quality
open space, and architectural elements, that were discuss during Realize Rowlett
2020 and which were adopted in Rowlett’s FBC. While it may be appropriate at times
to establish zoning through alternative regulatory tools such as Planned
Developments, the same principles outlined in the comprehensive plan and further
refined in the FBC should be incorporated in order to meet the intent of the district
in order to ensure that developments are planned in a holistic matter and not in an
isolated piece meal fashion.
2.

Whether the proposed rezoning is consistent with the comprehensive plan and the
purposes of this code stated in subchapter 77-103, Purpose of this Code;
The subject property is located within one of the 13 opportunity areas identified in
Realize Rowlett 2020 designated as “Lakeside Living: Area C-1.” The recommended
product types included: Neighborhood-Serving Commercial, Limited Entertainment
Use, Moderate and Higher Density Residential, Active and Passive Public. As it was
indicated previously in this report, townhomes are a recommended product type for
Lakeside Living. However, it is staff’s opinion that the proposed Planned
Development does not achieve the overall intent and the “Guiding Principles”
outlined in Realize Rowlett 2020. The proposal is for a conventional townhome
development that does not utilize sustainable development principles, such as
those outlined in the City’s FBC that promotes places with lasting value and
distinctive character.

3.

Whether the proposed rezoning will protect or enhance the health, safety, morals, or
general welfare of the public;
In staff’s opinion, the proposed development does not meet the overall intent of
Realize Rowlett 2020 which was adopted to enhance the health, safety, morals or
general welfare of the public. However, beyond that staff does not anticipate any
threat to the health or safety of the public based on the proposal.

4.

Whether the municipality and other service providers will be able to provide sufficient
transportation and utility facilities and services to the subject property, while maintaining
sufficient levels of service to existing development;
The proposed rezoning has been reviewed from the standpoint of providing
sufficient transportation access and utilities (e.g., water, sanitary sewer, stormwater
drainage). Both water and sewer service is provided by the City; staff has
confirmed that both are available to the site. Prior to the approval of the Preliminary
Plat, Staff will ensure adequate capacity for utilities is provided as required by City
ordinances.
A traffic impact analysis (TIA) will not be required for this development. Adding 14
townhomes will not affect the level of services for Liberty Grove Road. A TIA is
required when a development is expected to generate more than 100 vehicle trips at
peak hour. Based on the Institute for Traffic Engineers (ITE) 9th Edition of Trip
Generation, a 12 townhome development will only generate six vehicles at peak
hour.

5.

Whether the proposed rezoning is likely to have significant adverse impacts on the natural
environment, including air, water, noise, stormwater management, wildlife, and vegetation;
The applicant modified the concept plan by proposing an internal trail system
throughout the common spaces within the existing tree canopies. In order to
achieve a higher quality open space staff would recommend that the common space
be reconfigured to be more centralized and fronted by the townhomes instead of the
units backing to the open space as shown on the concept plan. Centralized and
fronted open space is a fundamental component of creating places of lasting value
and character.

6.

Whether the proposed rezoning will have significant adverse impacts on other property in
the vicinity of the subject tract;
The proposed concept plan has been modified by increasing the buffer between the
proposed street and the property line of an existing single family to the south of the
subject property. The applicant has indicated that the existing trees will be
preserved and maintained to provide a visual barrier.

7.

The suitability of the subject property for the existing zoning classification and proposed
zoning classification;
As outlined previously in this report, the proposed zoning designation is
inconsistent with the overall vision for Lakeside Living, and therefore is not suitable
for this property.

8.

Whether there is determined to be an excessive proliferation of the use or similar uses;
Realize Rowlett 2020 list townhomes as a recommended product type and it would
not be excessive proliferation of the use.

9.

Whether the proposed rezoning will ensure that future uses on the subject tract will be
compatible in scale with uses on other properties in the vicinity of the subject tract; and;
The proposed rezoning will result in a density that differs from the existing single
family lots located within the vicinity of the subject property. While a shift in
density was contemplated in Realize Rowlett 2020 it was intended to be reviewed in
the context of a holistic master plan and not a piecemealed development.

10.

The supply of land in the economically relevant area that is in the use district to be applied
by the rezoning or in similar use districts, in relation to the demand for that land.
There was not a market study provided that substantiated this claim; therefore, it is
difficult for staff to comment on this criterion. While the proposed rezoning will
allow for a recommended product type, it does not meet the full intent of Realize
Rowlett 2020 of creating a sustainable development.

In conclusion, Staff is recommending denial of the proposed Planned Development. It is staff’s
opinion that the proposed Planned Development does not meet the overall intent of Realize
Rowlett 2020. The proposal includes a residential product type recommended by Realize
Rowlett 2020; however, that is only part of the consideration. Creating a unique and sustainable
development is more dependent on the design elements than land use alone. The proposed
Planned Development is an isolated conventional townhome development that is not designed
in context with its surroundings. The existing surrounding properties east of Dalrock Road and
Liberty Grove Road contain large residential tracts in a rural setting. If this area is to become
denser, then it is important to review it in a more holistic matter to create a development that
provides connectivity and open spaces, that is pedestrian oriented and is designed in context
with its natural environment.
Public Notice
Notice of this public hearing was mailed, posted, and published in accordance with State Law
and the Rowlett Development Code. Twenty-five notices were mailed to property owners within
200 feet of the subject property on January 11, 2016, and as of Friday, January 22, 2016, Staff
has received three responses in opposition and none in favor. In addition, 43 courtesy notices
were mailed to property owners within 500 feet, of which fiver response were returned in
opposition and none in favor. The responses to the public notices and courtesy notices including
responses from the previous notices are included Attachments 7.

A Legal Notice was published in the Rowlett Lakeshore Times on January 15, 2016, pursuant to
the requirements set forth in the RDC. Applicant placed rezoning signs on the subject property
on November 25, 2015, in accordance with the RDC and remains on the site today.
FISCAL IMPACT/BUDGET IMPLICATIONS
N/A
RECOMMENDED ACTION
Staff recommends that the Planning and Zoning Commission recommend denial of this item to
the City Council.
ATTACHMENTS
Attachment 1 – Location Map
Attachment 2 – Realize Rowlett 2020 “Active Living”
Attachment 3 – Statement of Intent and Purpose
Attachment 4 – Revised Concept Plan
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Attachment 8 – Email Exchange
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Exhibit ‘C’
Statement of Intent and Purpose
Description of Project Uses: The proposed 2.57-acre development will consist of 14 townhomes
and two common areas, accessed from Liberty Grove Road through a dedicated public street.
Existing & Proposed Zoning and Land Use: The property is currently zoned SF-8. The proposed
land use according to the City’s Comprehensive Plan is Lakeside Living. The proposed zoning is
PD for townhome construction.
Potential Residential Density: The PD zoning for townhomes will allow construction of 14
townhomes and will result in a density of 5.45 units per acre.
Construction: The homes will be approximately 2,600 square feet, being wood-framed with
masonry and stone facades. Each townhome will have a private rear yard and a two-car, front
entry garage.
Landscaping: The proposed development will utilize approximately 1.5 acres of the property for
common areas that will be judiciously enhanced for personal enjoyment. The intent is to leave the
common areas significantly untouched. Enhanced landscaping, accent and security lighting, and
walking paths will be installed with as little disturbance to the existing trees and foliage as possible.
An existing drainage path that lies within the proposed common area will be utilized to provide
storm water detention during heavy rain events. This area is free-draining through an existing pipe
culver under Dalrock Road and will not typically hold water. The common areas will be
maintained under a contract with a grounds maintenance company.
Potential Neighborhood Interconnectivity: The common areas are situated along the periphery
of the project. This provides the opportunity for interconnection of this project’s walking paths
with those of neighboring developments.
Discussion of the Project With Respect to the City’s Approval Criteria:
1. The proposed rezoning meets the needs of individuals and couples desiring a lowmaintenance, individually-owned dwelling with an urban community feel.
2. The project site lies within the area called Lakeside Living (Area C1) in the City’s
Comprehensive Plan. On page 96 of the final report, various development products are
tabulated and identified as being “Market-Supported”, “Community-Desired” and/or
“Recommended”. In this area, townhomes are listed as being both “Market-Supported”
and “Recommended”. Subchapter 77-103 of the Development Code lists numerous
provisions which reflect the City’s intent in enacting the Code. Considering the
recommendations of the Comprehensive Plan and the intent of the Development Code
together, projects of this type help satisfy the intent of both. A few are listed below:
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Exhibit C
Statement of Intent and Purpose
Water Spring Townhomes
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G. “Promote a balanced, diverse supply of affordable, quality housing located in
safe and livable neighborhoods;”
H. “Ensure that the appearance, visual scale, and orientation of developments are
compatible with that of the comprehensive plan and/or goals and objectives of
the city council;”
L. “Conserve the value of buildings and land;”
M. “Preserve and protect existing trees and vegetation, floodplains, stream
corridors, scenic views, and other areas of scenic and environmental
significance from adverse impacts of land development;”
N. “Encourage development of a sustainable and accessible system of
recreational facilities, parks, trails, and open space that meets year-round
neighborhood and community-wide needs;”
3. The neighborhood in the vicinity of the proposed development is predominantly singlefamily. This project is being developed as single-family attached. These townhomes are
intended for individual ownership by people seeking a comfortable living environment
with minimal exterior maintenance.
4. The proposed development will have negligible effect on public services due to its limited
size.
5. The property is located at the southeast corner of Dalrock and Liberty Grove Roads. The
area adjacent to Dalrock Road is wooded and lies approximately 8 feet below the roadway.
This situation significantly limits the ability to develop that portion of the property. The
proposed development will allow efficient use of the site while maintaining most of its
natural features.
6. The proposed development will be constructed to the high standards listed below and will
not have an adverse effect on neighboring properties. The proposed homes will be
marketed at $240,000 and higher, which compares favorably with the taxable values in
Waterview on the west and northwest ($200-275,000), Waters Edge to the south
($330,000+) and Springtree on the north ($140-210,000).
7. Due to the property’s location at the intersection of two primary roadways, the proposed
development will provide the opportunity to create new homes while maintaining a natural
buffer from the noise and congestion at this corner.
8. The physical limitations of the subject property that make it a highly suitable location for
the proposed townhome development make it an undesirable location for any other use.
This use might be anticipated on other similarly physically-challenged sites, but is not
likely to result in excessive proliferation of this product.
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9. The proposed rezoning is consistent in scale with nearby single-family homes. The 2,3002,600 square foot product is comparable in size to the larger homes in Springtree.
10. Many of the undeveloped tracts in the area appear to be larger and better suited for a singlefamily detached subdivision. The size and location of this tract make it ideally suited to
satisfy the recommendations of the Comprehensive Plan.
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Exhibit ‘D’
Planned Development Standards
Building Materials: The townhomes will have wood-frame construction with a 100% brick and
stone façade. The roofs will be 30-year composition shingles.
Landscaping: Landscaping will be in accordance with City ordinances. At a minimum, each
townhome will have a minimum 4-inch caliper large canopy tree in the front yard. In addition,
additional shrubs and vegetation will be planted to provide continuity in landscaping throughout
the project.
Sidewalks & Pedestrian Paths: The common areas will be left in their natural, wooded state.
Pedestrian paths will be constructed within the common areas to provide opportunities for
enjoyment by the residents. The pedestrian paths will be connected to the streetside sidewalks
several mutual access points. These will provide ample opportunity for residents to enjoy their
natural environment while remaining close to home.
Streetside sidewalks will be four feet wide and constructed of reinforced concrete.
Pedestrian paths will be four feet wide and have an all-weather walking surface of either
decomposed granite, crushed rock or concrete. The alignment of these paths will be established
when a detailed tree survey is performed.
Parking Requirements: Each townhome will have a two-car garage as well as space for two
guests to park in their driveway.
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Exhibit ‘F’
Development Schedule
Development is anticipated to commence as soon as all City approvals are obtained. We project
this to be in early 2016, with townhomes being offered for sale in late 2016 or early 2017.
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Garrett Langford
From:
Sent:
To:
Subject:

Mike Lancaster <mlancaster@aol.com>
Thursday, January 21, 2016 9:23 AM
Garrett Langford; lancasternan@aol.com
Re: Water Spring Townhomes - REVISED

Garrett,
It is accurate. What I didn't mention in my reply to Dayton is we will be out of town next Tuesday so couldn't make the P&Z
meeting regardless. Our objection seems to be pretty selfish, and since Earl seems to be reconciled to the fact that
development will happen on this property eventually, (and with the adjustments presented by Dayton this is probably as
good as it will get) we aren't going to fight it.
Hopefully, they do make every effort to save as many trees as possible, and do actually work with Earl and us to position
new screening effectively.
Mike Lancaster

-----Original Message----From: Garrett Langford <glangford@rowlett.com>
To: mlancaster <mlancaster@aol.com>
Sent: Thu, Jan 21, 2016 8:18 am
Subject: FW: Water Spring Townhomes - REVISED

Good Morning,
I want to confirm with you that email exchanges below are accurate before including them in the Planning and Zoning
Commission packet for next week.
Thank you,
Garrett Langford
City of Rowlett
972-412-6166
From: Dayton [mailto:daytonm@macatee-engineering.com]
Sent: Tuesday, January 19, 2016 5:38 PM
To: Garrett Langford <glangford@rowlett.com>
Cc: jjo166@grandecom.net
Subject: FW: Water Spring Townhomes - REVISED

Garrett,
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James and I met with Earl and Judy Burnett last week, and we sent updated plans to Mike
Lancaster. They have spoken with each other. Please see the email from Mike Lancaster
below.
Will you please provide a copy of this to the P&Z members? All things considered, we
believe this is a reasonable and acceptable response.
Thank you,
Dayton

From: Mike Lancaster [mailto:mike.lancaster@advancedradsolutions.com]
Sent: Friday, January 15, 2016 12:29 PM
To: 'Dayton' <daytonm@macatee-engineering.com>
Cc: lancasternan@aol.com
Subject: RE: Water Spring Townhomes - REVISED
Dayton,
Thank you for the reply and your indication that you will attempt to utilize existing trees to provide the maximum
privacy for all parties. We discussed the project with Earl Burnett and a couple of the other neighbors, and while we are
all opposed to any development on the property, we realize this is probably as good as we can ever expect.
So, our existing objections based on the reduction in privacy stand, but Nancy and I will not be speaking in opposition at
the P&Z Commission meeting. Assuming the project goes forward, we would appreciate any opportunity to speak
directly regarding any privacy matters, such as the location and height of a fence, when the time comes.

Mike Lancaster
From: Dayton [mailto:daytonm@macatee-engineering.com]
Sent: Wednesday, January 13, 2016 5:03 PM
To: 'Mike Lancaster'
Cc: jjo166@grandecom.net; lancasternan@aol.com
Subject: RE: Water Spring Townhomes - REVISED

Mike,
My underlying intent was to revise our layout to meet the City’s Townhouse ordinance with
no variance requests. The lots are now at the minimum width of 30 feet. The area gained by
reconfiguring the lot lines and reducing the lot count allows us to provide better pedestrian
access internally, and to increase the width of the two common access areas adjacent to
your property line by 2’ on one side and 5’ on the other. More importantly, the end of the
drive is now 15 feet from your property line, an increase in 10 feet from the previous design.
I agree completely with your comments related to the fence and wall. We have not
performed a detailed tree survey yet, so we don’t know what trees exactly we need to
avoid. With a separation of 15 feet between the end of paving and the property line I think
we can construct our wall/fence and avoid the existing vegetation wherever possible. Our
goal is to create a buffer that results in our project impacting your home as little as possible.
2
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Thank you for your input.
~ Dayton

From: Mike Lancaster [mailto:mike.lancaster@advancedradsolutions.com]
Sent: Wednesday, January 13, 2016 4:24 PM
To: 'Dayton' <daytonm@macatee-engineering.com>
Cc: jjo166@grandecom.net; lancasternan@aol.com
Subject: RE: Water Spring Townhomes - REVISED
Dayton,
Thank you for the drawing. I was hoping that when you said you could reduce the unit count to 12 from 14 that most of
that space would end up being between the units and our property line, so I’m disappointed that didn’t happen.
However, I have to say that overall it’s obvious you made an effort to minimize the impact on us and the Burnetts.
I do have a question regarding the fence/wall location. The property line has a lot of trees. It looks to me like placing a
fence on the line will require removal or substantial trimming. I know you want to minimize the mitigation cost, so what
is the plan for this? My primary concern obviously isn’t your cost, but the possibility of less screening if tall trees are
removed to make room for a 6’ fence. Have you considered possibly placing the fence away from the line to reduce this
impact? I do like the idea of a fence as I believe it will reduce the light from car headlights.
If you have time to reply before meeting with Judy and Earl tomorrow, I don’t believe we need to meet with you.
Thank you.
Mike
From: Dayton [mailto:daytonm@macatee-engineering.com]
Sent: Tuesday, January 12, 2016 12:43 PM
To: mike.lancaster@advancedradsolutions.com
Cc: jjo166@grandecom.net
Subject: Water Spring Townhomes - REVISED

Mike,
Please find attached the revised concept plan for our project. With respect to your house,
we added a wall and fences for permanent screening, and we made the lots wider thereby
reducing the lot count. In addition, I added the dimension between your house and the
property line (58 feet).
We are meeting with Mr. & Mrs. Burnett on Thursday morning and will be happy to visit with
you in person as well.
Let me know if you have any comments.
Thank you,
Dayton Macatee
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Macatee Engineering LLC
3519 Miles Street
Dallas, Texas 75209
(214) 373-1180
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AGENDA DATE: 01/26/2016

AGENDA ITEM: C3

AGENDA LOCATION
Individual Consideration

TITLE
Conduct a public hearing and make a recommendation on a request to amend previously
approved Planned Development Ordinance 022-15 specifically as it pertains to exterior building
materials. The subject property is located at 5500 Rowlett Road, being a 5.50 +/- acre portion of
a 12.79 +/- acre parcel located in Tract 14 of the John M. Thomas Survey, Abstract 1478, Page
460, City of Rowlett, Dallas County, Texas.
STAFF REPRESENTATIVE
Erin Jones, Senior Planner
SUMMARY
The applicant, Churchill Residential, owns and operates 12 Evergreen Independent Senior Living
Communities in Texas, 11 of which are located in the Dallas-Fort Worth Metroplex. They have
been pursuing a location in Rowlett since 2011 in conjunction with the Texas Department of
Housing and Community Affairs’ (TDHCA) tax credit program. On June 2, 2015, the Rowlett City
Council approved Planned Development (PD) Ordinance 022-15 (Attachment 1) to allow for a
multi-family senior housing complex on the subject property (Attachment 2- Location Map).
Following the zoning approval, Churchill received approval through TDHCA. Since that time they
have been working through the development process. While finalizing their building plans they
discovered that construction costs will prevent them from moving forward with the exterior building
materials as originally proposed (70% Brick/Stone and 30% Cementitious Siding). As a result,
they have requested this PD amendment to allow for the reduction of brick/stone material and
increase of cementitious siding material (the alternative percentages are described in detail
below). The purpose of this item is for the Planning and Zoning Commission to conduct a public
hearing and make a recommendation to the City Council regarding the request.
BACKGROUND INFORMATION
A sampling of Churchill’s properties, including the Evergreen in Mesquite, Rockwall, and Plano,
can be viewed at the following link: http://www.churchillresidential.com/locations.aspx. Evergreen
at Rowlett is proposed to be a 138 unit, age-restricted (55+), subsidized, independent senior
housing community. The proposed complex will be 100% income restricted and funded through
the TDHCA 2015 funding cycle.
As previously mentioned, the City Council approved the zoning for the project in June 2015.
However, prior to approving the zoning they also approved three key resolutions in February 2015

indicating support of the project for the competitive TDHCA funding process. The approved
resolutions are as follows:
1. Offering support for one sole TDHCA applicant: Resolution 005-15 (Attachment 3)
2. The adoption of a Community Revitalization Plan: Resolution 024-15 (Attachment 4).
3. A funding commitment resolution: Resolution 019-15 (Attachment 5).
Following approval from TDHCA in July 2015, Churchill has been working through the
development process. While finalizing their building plans, they discovered that construction costs
will prevent them from moving forward with the exterior building materials as originally proposed:
70% brick/stone and 30% cementitious siding. To that end, they have requested this PD
amendment to allow for the consideration of an alternative percentage. All other provisions in the
original PD will remain in place.
DISCUSSION
As previously mentioned, should the requested PD amendment be approved all the development
standards outlined in PD Ordinance 022-15 will remain in full force with the exception of the
masonry standards. Therefore, this portion of the report will focus solely on the masonry
standards and will not reiterate the previously approved development regulations.
The base standard in the Rowlett Development Code (RDC) for the underlying Limited Office
(O-1) zoning district is 100% masonry, which is defined as brick, stone and/or stucco. The
previously approved PD allowed for 70% masonry and 30% cementitious siding. The proposed
amendment (Attachment 6) shifts the percentages as follows:
•
•
•

The clubhouse, which is considered the main focal point of the building will remain 70%
brick/stone and 30% cementitious siding.
All other facades visible from the street will be changed to 60% brick/stone and 40%
cementitious siding.
All courtyard facades visible to residents only will be changed to 40% brick/stone and 60%
cementitious siding.

The applicant’s reasoning behind the originally proposed percentage was primarily aesthetics. It
was their desire to create a more residential character for the building, rather than an institutional
feel. However, upon calculating current market rates for construction materials they have deemed
it necessary to reduce project costs. This is one area where costs can be substantially reduced
without affecting the overall quality of the project. Many of the cementitious board products on the
market today, such as Hardie board, carry 30 to 50 year warranties and are considered durable
products.
The “public/institutional and commercial structures” building material requirements are outlined in
Section 77-507.C of the RDC and clearly states that “other exterior material may be allowed by
recommendation of the planning and zoning commission and approval of the city council.”

The purpose of the building material section is outlined in 77-507.A. of the RDC which states:
“This section is intended to promote high-quality non-residential building design,
encourage visual variety in non-residential areas of the city, foster a more human
scale and attractive street fronts, project a positive image to encourage economic
development in the city, and protect property values of both the subject property
and surrounding areas. In addition, this section intends to create a distinct image
for important or highly visible areas of the city in order to enhance the public image
of the city and encourage high quality economic development.”
Since the original drafting of this section of code in 2006, cementitious board products have
become more widely accepted throughout the City of Rowlett for residential product types
including single and multi-family. These materials are currently allowed by right in limited
percentages within the Form Based Code areas. While allowing cementitious siding in non-FBC
areas still requires an alternative material request and approval from the City Council, the vast
majority of these types of requests have been approved in recent years. From staff’s perspective
cementitious siding is a proven durable material that helps promote visual variety in a way that
using masonry materials alone does not always achieve. For those reasons, staff is not opposed
to the applicant’s request and finds it to be in line with the intent outlined in the RDC.
Public Hearing Notices:
Notice of this public hearing was mailed, posted, and published in accordance with State Law and
the Rowlett Development Code. Thirteen (13) notices were mailed to property owners within 200
feet of the subject property on Monday January 11, 2016, and as of Friday January 22, 2016, no
responses have been returned in opposition and three have been returned in favor (Attachment
7). In addition, fifty-five (55) courtesy notices were mailed to property owners within 500 feet. One
was returned in favor and zero in opposition (Attachment 8).
FINANCIAL/BUDGET IMPLICATIONS
N/A
RECOMMENDED ACTION
Staff recommends that the Commission recommend approval of this item to the City Council.
ATTACHMENTS
Attachment 1- PD Ordinance 022-15
Attachment 2- Location Map
Attachment 3- Resolution 005-15
Attachment 4- Resolution 024-15
Attachment 5- Resolution 019-15
Attachment 6- Proposed Façade Plan
Attachment 7- 200 ft. Public Hearing Notice Responses
Attachment 8- 500 ft. Courtesy Public Hearing Notice Responses

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 1

ATTACHMENT 2
C

H

AZ
AL
EA

SHAD
Y

IS

INDEPENDENCE

TU

LI
P

CEDAR

200' Notification
Area

MAGNOLIA

ETT
OWL

KENWOOD

HOLLY

OR

CY
OMA
DIPL

Subject
Property

WAY
GR EEN

R
OLD

D
ASSA
AMB

PATR
IOT

IR

AS
TE
R

JA
SM

IN

E

LI
LY

BE
EC
H

R
O

ID

CONSTITUTION
FREEDOM

ROWLETT

OAK

MAPLE

FOUNDERS

BIG A

±
Evergreen Senior Living Planned Development
Map Created: April 27, 2015

200 FT NOTIFICATION AREA

ATTACHMENT 3

City
t

F

4000 Main Street

Rowlett TX 75088

Official

S

x

of Rowlett

com
rowlett
www

Copy

Resolution RES00515

A

RESOLUTION

OF

THE

CITY

COUNCIL

OF

THE

CITY

OF

ROWLETT

TEXAS

EXPRESSING SUPPORT FOR THE EVERGREEN ROWLETT SENIOR COMMUNITY L
P

PROJECT AUTHORIZING THE MAYOR TO CERTIFY THIS RESOLUTION TO THE TEXAS
DEPARTMENT

OF

HOUSING

AND

COMMUNITY

AFFAIRS

AND

PROVIDING

AN

EFFECTIVE DATE

WHEREAS Evergreen Rowlett Senior Community L
P has proposed a development for
affordable rental housing for active adults aged 55 and older located at the 5500 block of Old
Rowlett Road named Evergreen at Rowlett in the City of Rowlett Dallas County Texas
WHEREAS Evergreen Rowlett Senior Community L
P has advised that it intends to
submit an application to the Texas Department of Housing and Community Affairs TDHCA for
Competitive nine percent 9
Rowlett Senior Community L
P

2015

Housing Tax Credits and HOME Funds for Evergreen

NOW THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
ROWLETT TEXAS

That the City Council of the City of Rowlett Texas hereby
confirms that it supports the proposed Evergreen Rowlett Senior Community
P proposed project located in the 5500 Block of Old Rowlett Road Rowlett
L
Dallas County Texas and its application to the TDHCA TDHCA 15020 and
that this formal action has been taken to put on record the opinion expressed by
the City of Rowlett on the 20th day of January 2015 and

Section 1

That the City of Rowlett acting through its governing body hereby
confirms that the proposed Evergreen Rowlett Senior Community L
P TDHCA
15020 located in the 5500 block of Old Rowlett Road Rowlett Dallas County
Texas most significantly contributes to the concerted revitalization efforts of the
Section 2

City of Rowlett and
Section 3

That for and on behalf of the City Council the Mayor is hereby

authorized empowered and directed to certify these resolutions to the Texas
Department of Housing and Community Affairs
Section 4
passage

That this resolution shall become effective immediately upon its

ATTACHMENT 3

At a meeting of the City Council on January 20 2015 this Resolution be adopted The motion
carried by the following vote
Ayes

5

Mayor Gottel Mayor Pro Tem Gallops Councilmember van Bloemendaal
Councilmember Dana Bashian and Councilmember Bobbitt

Abstain

1

Deputy Mayor Pro Tem Pankratz

Absent

1

Councilmember Sheffield
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Resolution RES019 15

A

RESOLUTION

AUTHORIZING

OF

AN

THE

CITY

ECONOMIC

SENIOR

P
L

COUNCIL

OF

DEVELOPMENT

THE
LOAN

CITY
TO

OF

EVERGREEN

COMMUNITY
2
1
000
00
CONDITIONS AND PROVIDING AN EFFECTIVE DATE
IN

THE

AMOUNT

OF

ROWLETT
UNDER

TEXAS

ROWLETT

SPECIFIED

WHEREAS 10 Texas Administrative Code Section 11
9
2 setting forth certain
d
regulations of the Texas Department of Housing and Community Affairs the TDHCA
governing the Competitive Housing Tax Credit Program the TDHCA Rules
provide for an
applicant to be awarded up to fourteen 14 points for a resolution from a unit of local
government confirming its commitment of qualifying funding and
WHEREAS the City of Rowlett Texas the City

has adopted a policy for economic
development incentives and is authorized under Chapter 380 Texas Local Government Code
to provide economic development grants and loans to promote economic development and to
stimulate business and commercial activity and
WHEREAS Evergreen Rowlett Senior Community L
P has advised that it can receive

fourteen 14 points under Texas Government Code Section 6710
2306 Commitment of
E
1
b
Funding by Local Political Subdivision also detailed in Section 11
2 of the 2015 Qualified
d
9
Allocation Plan for a development loan from the City of Rowlett for use in the development of
Evergreen Rowlett Senior Community L
P and

WHEREAS the City Council finds and determines that the Project as hereinafter
defined satisfies the Criteria established by the Policy will further the objectives of the City will
benefit the City and the residents of the City and will promote economic development and
stimulate business and commercial activity through the creation of jobs and expansion of the
s tax base
City
NOW THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
ROWLETT TEXAS
Section 1 That the recitals contained hereinabove are true and correct
Section 2

That the

City of Rowlett Texas the City desires and is willing to
P the Borrower
in
Evergreen Rowlett Senior Community L
the amount of 1
2
000
00 the Loan
to pay for costs associated with the
development of the Evergreen at Rowlett Senior Community located in the 5500
make

a

loan to

block of Old Rowlett Road within the City a development of not to exceed 150
units

the Project

ATTACHMENT 5

Section 3 That it is understood that Borrower intends to apply a commitment of
Tax Credits from the TDHCA pursuant to its 2015 Qualified Allocation Plan the
QAP
The City understands that this Loan allows Borrower to qualify for
certain points under its Tax Credit application and Borrower and City intend for
this Loan to comply with the QAP

Section 4 That the Loan will be evidenced by a Promissory Note the Note
which will have a term of at least fifteen years and shall bear interest at a rate
equal to three percent 3
per annum with a 30 year amortization
Section 5

That this Resolution constitutes the firm commitment of the City to
make the Loan to Borrower on the terms and conditions described above this
Loan Commitment
This Loan Commitment is conditioned upon 1 the City
s
receipt and approval of loan documents in final form 2 no material adverse
change in Borrower or the Project or the circumstances surrounding Borrower
s
development of the Project that would in the City
s reasonable judgment make
the Loan unacceptable to the City 3 approval by the City
s legal counsel of the
documents evidencing the Loan 4 Borrower
s receipt of a commitment of Tax
Credits for the Project from the TDHCA 5 availability to the City of funding
sources in an amount sufficient to fund the Loan at the time of closing and 6
execution and delivery of an incentive agreement between the City and the
Borrower setting forth the economic development criteria required for the Loan
In order to provide funding for the Loan the City at its discretion may create or
use an instrumentality of the City that meets the requirements of 10 TAC Section
3 of the TDHCA Rules
d
9
11
Section 6

That this Loan Commitment expires upon the Borrower
s failure to

satisfy any one of the numbered conditions described above Neither the City its
governing body or any employee or representative of the City makes any
representation with respect to whether this Loan Commitment qualifies the
Borrower for the award of certain points by the TDHCA in connection with an

application for a commitment of Tax Credits under any requirement rule policy
or guideline of the TDHCA including but not limited to the QAP
Section 7

Neither the Borrower nor anyone related to the Borrower has

provided City with funds to fund the Loan and the City is not a Related Party as
defined in Section 2306
6702 Texas Government Code to the Borrower

Section 8 This resolution shall become effective immediately upon its passage

At a meeting of the City Council on February 17 2015 this Resolution be adopted The motion
carried

by the following

vote

ATTACHMENT 5

Ayes

6

Mayor Gottel Mayor Pro Tem Gallops Councilmember van Bloemendaal
Councilmember

Dana

Bashian

Councilmember

Councilmember Sheffield

Abstain

1

Deputy Mayor Pro Tem Pankratz
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ATTACHMENT 8

AGENDA DATE: 01/26/2016

AGENDA ITEM: C4

AGENDA LOCATION:
Individual Consideration
TITLE
Consider and make a recommendation to City Council regarding a tree mitigation plan and
related tree removal permit application for more than three trees associated with the Briarwood
Armstrong Addition. The subject property is located at 3001 Lakeview Parkway, further
described as Lots 1-4 and 7, Block A of the Briarwood Armstrong Addition, City of Rowlett,
Dallas County, Texas.
STAFF REPRESENTATIVE
Garrett Langford, AICP, Principal Planner
SUMMARY
This is a request to revise a tree mitigation plan for the Sprouts development located at 3001
Lakeview Parkway (Attachment 1 Location Map) that was previously approved by City Council
on November 11, 2014. The previously approved mitigation plan allowed for the removal of 15
protected totaling in 183 caliper inches while preserving 22 protected trees totaling in 316
caliper inches in tree mitigation credit. The developer is now proposing to remove seven
additional protected trees from Lot 3 totaling in 110 caliper inches which increases the total
caliper inches being removed to 293 caliper inches. The revised plan will preserve 15 protected
trees totaling in 236 caliper inches in tree mitigation credit. Removing the seven additional
protected will result in a deficit of 57 caliper inches requiring mitigation. The applicant is
proposing to mitigate 57 caliper inches by paying a fee in lieu of in the amount of $6,935.19.
BACKGROUND INFORMATION
The revised tree preservation plan is a result of the proposed development of Lot 3 for a 7,320
square foot building that will include Chipotle and Pie Five. Before the proposed Development
Plan can be considered for approval by staff, the tree mitigation plan must be approved by City
Council. Tree mitigation and preservation plan for Lot 5 and Lot 6 will be done under separate
applications as these lots are being developed by separate parties. Trees on Lot 5 and 6 were
not included in the previous tree mitigation and preservation plan.
The previously approved mitigation plan allow for the removal of 15 protected totaling in 183
caliper inches while preserving 22 protected trees totaling in 316 caliper inches in tree mitigation
credit. The applicant is proposing to remove a total of seven protected trees from Lot 3 which
increases the number of protected trees being removed to 22 trees for a total 293 caliper
inches. The revised preservation plan will preserve 15 protected trees totaling in 236 caliper
inches in credit. The seven protected trees are being removed to make way for the proposed
building and parking spaces.

As required by the Rowlett Development Code, the applicant will install new landscaping and
trees with the new building. The applicant is proposing to pay a fee in lieu of planting additional
57 caliper inches required as there are no remaining areas in their proposed development for
additional trees. Staff concurs that for the sake of healthy plant growth, additional trees are not
advisable beyond the proposed landscaping on site. Section 77-504.H of the Rowlett
Development Code does allow two additional options to be used at the Council’s discretion in
lieu of mitigating on site:
1. Replacement trees may be planted off site in areas or locations approved by the City
Council upon recommendation from the Planning and Zoning Commission and may be
planted:
a. Within a specified city-designated park or other city-owned property or facility;
b. Within a specified private open space (i.e. private park, preserve, or similar property
that is open for public use); or
c. Within a specified public right-of-way median.
2. In lieu of planting replacement trees, the City Council, upon recommendation from the
Planning and Zoning Commission, may approve a request to pay tree mitigation fees.
The City Council has the authority to waive or reduce mitigation fees as they see fit.
In this case the total mitigation fees would be approximately $6,935.19. This is calculated using
the $121.67 per replacement inch as adopted by the Master Fee Schedule.
Section 77-504.H of the Rowlett Code of Ordinances states the purpose of tree preservation
and lists the criteria for approval of a tree removal. The following section lists the criteria for a
tree removal permit followed by Staff’s recommendation.
DISCUSSION
Per section 77-504. H of the Rowlett Development Code, “Tree preservation”. The purpose of
tree preservation is as follows:
1. Purpose. The purpose of this section is to encourage the preservation of longestablished trees of sizes that, once removed, can be replaced only after many
generations of tree growth; to preserve protected trees during construction; and to
control the removal of protected trees. It is the intent of this section to achieve the
following:
(a) Prohibit the indiscriminate clearing of trees from property;
(b) To the greatest extent possible, preserve and maintain protected trees so as to
enhance the quality of development;
(c) Protect and increase the value of residential and commercial properties within the
city by maintaining the city's current tree inventory;
(d) Maintain and enhance a positive image for the attraction of new business
enterprises to the city;
(e) Protect healthy quality trees and promote the natural ecological environmental and
aesthetic qualities of the city; and

(f)

Help provide needed shaded areas in order to provide relief from the heat by
reducing the ambient temperature.

The City Council shall deny a tree removal permit and associated tree survey and preservation
plan if it is determined that:
1. Removal of the tree is not reasonably required in order to conduct anticipated
activities;
2. A reasonable accommodation can be made to preserve the tree; or
3. The purpose and intent of this subchapter is not being met by the applicant.
The proposed tree removal is needed in order to conduct anticipated activities on the site and
no reasonable accommodation could be made. To deny the removal will require the developer
to substantially re-configure their proposed development. The applicant has identified 15
protected trees totaling in 236 caliper inches for tree replacement credits to partially offset the
293 inches to be removed result in a deficit of 57 caliper inches. The applicant is proposing to
mitigate 57 caliper inches by a paying a fee in lieu of planting trees on site.
FISCAL IMPACT
There will be fiscal impact, as $6,935.19 will be contributed to the City’s reforestation fund.
RECOMMENDED ACTION
Staff requests approval of the request to mitigate the removal of 57 caliper inches by paying the
tree mitigation fee in the amount of $6,935.19.
ATTACHMENTS
Attachment 1 – Location Map
Attachment 2 – Revised Tree Survey and Preservation Plan
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Briarwood Rowlett LLC
2911 Turtle Creek Boulevard,
Suite 1240
Dallas, Texas 75219

Applicant:
Briarwood Capital Corporation
2911 Turtle Creek Boulevard,
Suite 1240
Dallas, Texas 75219
ph#: 214-522-7735

Surveyor:
Winkelmann & Associates, Inc.
6750 Hillcrest Plaza Drive
Suite 325
Dallas, Texas 75230
ph#: 214-490-7090
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